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2007-R-097 
 

Property Owner:  Bay Pointe Homes Corporation 
 
Agent:    Roy V. Andrews, Esq (Lindsay & Andrews, P.A.) 

Existing FLUM:   Agriculture  
 
Requested FLUM:  Conservation/Recreation 
 
Existing Zoning:   Agriculture  
 
Requested Zoning:  P2 (Active Park District) 
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STAFF ANALYSIS 
 

Part I. General Information: 
 

Applicant: Bay Pointe Homes Corporation  
 
Agent: Roy V. Andrews, Esq (Lindsay & Andrews, P.A.) 

Project Location: Persimmon Hollow, East Milton 
   
Parcel Number: 07-1N-27-0000-00109-0000   

Parcel Size: Total acreage requested = 230.10 (+/-) acres 
  
Purpose:  Recreational Vehicle Park 
 
Requested Action(s):   (1) Amendment of the Land Development Code Official Zoning Map 

changing the zoning district from AG to P2; and, 
(2) Large scale amendment of the Comprehensive Plan Future Land Use 
Map changing the future land use designation from Agriculture to 
Conservation/Recreation. 
 

Existing Zoning Description:  AG (Agriculture District) allows detached single family residential 
structures and mobile homes. Also allows accessory structures, facilities and uses customarily 
found on farms and used expressly for activities conducted in connection with farming operations, 
commercial and non-commercial agriculture, poultry, horse and livestock raising, provided all 
buildings for such accessory uses meet setback requirements for primary buildings. Maximum 
allowable density = 1 dwelling unit (du) per acre. 

Proposed Zoning Description: P2 (Active Park District) Park and Recreation Districts, are 
intended for lands used for passive or active recreational functions. It is also intended that these 
districts be applied but not necessarily pertaining to lands to be conserved and protected such as 
open space, estuarine areas, public and quasipublic lands, spoil sites, cemeteries, etc.... These 
districts are also intended for outdoor sports and recreational activities in which the participants are 
actively engaged, but which may also provide entertainment for spectators. 

Existing FLUM:  Agriculture 
 
Proposed FLUM:  Conservation/Recreation 
 
Current Use of Land: The property is currently being developed as a large lot single family 
residential subdivision consistent with the 1 acre AG (Agriculture District) 
 
Surrounding Zoning: The property is surrounded by AG (Agriculture District). RR1 (Rural 
Residential District) is located north, northwest across Beneva Road and South Airport.    
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Rezoning History: No rezonings have occurred in the vicinity of this rezoning.  
 

Part II. Data and Analysis  
 

Traffic: Staff agrees with the applicant’s conclusion that the proposed Future Land Use Map 
amendment will not exceed the adopted level of service of the potentially impacted roadway 
segments. Although the proposed amendment will significantly reduce trip distribution, the 
proposed use as a recreational vehicle park would have motor coaches traveling through 
residential areas which may not be suitable. 
 
Potable Water:  The applicant’s analysis indicates current capacity for the proposed development 
verified by the servicing utility (East Milton Water Systems, Inc.). Staff has reviewed the potable 
water information and concurs with the applicant’s analysis.   
 
Sanitary Sewer:  The applicant’s analysis indicates current capacity for the proposed development 
verified by the servicing utility (The City of Milton). Staff has reviewed the potable water information 
and concurs with the applicant’s analysis. 
 
Solid Waste: The applicant indicates a private hauler will be used to transport solid waste from the 
site. Currently the landfill has approximately 52% of the permitted airspace remaining. Based on 
estimated population projections, the remaining life of this airspace is approximately 30 years. 
 
Drainage:  Staff has reviewed the drainage information and concurs with the applicant’s analysis. 

 
Parks, Recreation and Open Space:  The intent of the Conservation/Recreation future land use is 
to reserve the natural amenities of the land by encouraging scenic and functional open areas. The 
master plan for the proposed development includes areas of conservation to provide a stable 
environmental character and a state of co-existence with the surrounding areas.  
 
Schools: A future land use map amendment to Conservation/Recreation would not increase 
demand on school facilities.  
 
Consistency with the Adopted Comprehensive Plan:  Staff has reviewed this information and 
generally concurs with the applicant’s analysis, except as noted in this staff analysis.  
 
Compatibility:  The subject property is currently designed and is under construction as a 
residential subdivision. The proposed amendment for the use as a recreational vehicle park may 
degrade residential neighbors in the vicinity.   
 
 
 
 
Y:\PlanZone\2007 CPA & Rezonings\INDIVIDUAL PROJECTS for 2007\07-R-097; RAndrews, Bay Pointe; LSA Ag to 
Con-Rec; Rezone Ag to P2 (230.10 acres)\07-R-097, Staff Analysis.doc 
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TextDisclaimer:
The GIS maps and data distributed by the Santa Rosa County BOCC departments are derived from a variety of public and private sector sources considered to be dependable, but the 
accuracy, completeness, and currency thereof are not guaranteed. The Santa Rosa County Commission makes no warranties, expressed or implied, as to the accuracy, completeness, 
currency, reliability, or suitability for any particular purpose of information or data contained in or generated from the County Geographic Database. Additionally, the Santa Rosa 
Commission or any agent, servant, or employee thereof assume no liability associated with the use of this data, and assume no responsibility to maintain it in any matter or form.
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LEGENDNAME
ALBANY LOAMY SAND, 0-5% SLOPES
ANGIE VARIANT LOAM
ARENTS, MODERATELY WET
BEACHES
BIBB-KINSTON ASSOCIATION
BOHICKET-HANDSBORO
BONIFAY LOAMY SAND, 0-5% SLOPES
CHEWACLA-WAHEE-RIVERVIEW ASSOCIATION
COROLLA-DUCKSTON SANDS, GENTLY UNDULATING, FLOODED
DOROVAN-PAMLICO
DOTHAN FINE SANDY LOAM, 0-2% SLOPES

DOTHAN FINE SANDY LOAM, 2-5% SLOPES
DOTHAN FINE SANDY LOAM, 5-8% SLOPES
ESCAMBIA FINE SANDY LOAM, 0-2% SLOPES
ESTO LOAM, 0-2% SLOPES
ESTO LOAM, 5-8% SLOPES
FOXWORTH SAND, 0-5% SLOPES
FUQUAY LOAMY SAND, 0-5% SLOPES
FUQUAY LOAMY SAND, 5-8% SLOPES
GARCON LOAMY FINE SAND
GOLDHEAD FINE SAND
GULLIED LAND
JOHNS FINE SANDY LOAM
KALMIA LOAMY FINE SAND, 2-5% SLOPES
KUREB SAND, 0-8% SLOPES
LAKELAND SAND, 0-5% SLOPES
LAKELAND SAND, 12-30% SLOPES

LAKELAND SAND, 5-12% SLOPES
LEON SAND, 0-2% SLOPES
LUCY LOAMY SAND, 0-5% SLOPES
LUCY LOAMY SAND, 5-8% SLOPES
LYNCHBURG FINE SANDY LOAM
MAXTON LOAMY FINE SAND, 2-5% SLOPES
MEADOWBROOK FINE SAND
MULAT LOAMY FINE SAND
NEWHAN-COROLLA COMPLEX, ROLLING
ORANGEBURG SANDY LOAM, 0-2% SLOPES
ORANGEBURG SANDY LOAM, 2-5% SLOPES
ORANGEBURG SANDY LOAM, 5-8% SLOPES
ORTEGA SAND, 0-5% SLOPES
PACTOLUS LOAMY SAND, 0-5% SLOPES
PICKNEY LOAMY SAND
PITS

RAINS FINE SANDY LOAM
RED BAY SANDY LOAM, 0-2% SLOPES
RED BAY SANDY LOAM, 2-5% SLOPES
RUTLEGE LOAMY SAND
TIFTON SANDY LOAM, 0-2% SLOPES
TIFTON SANDY LOAM, 2-5% SLOPES
TIFTON SANDY LOAM, 5-8% SLOPES
TROUP LOAMY SAND, 0-5% SLOPES
TROUP LOAMY SAND, 5-8% SLOPES
TROUP LOAMY SAND, 8-12% SLOPES
TROUP-ORANGEBURG-COWARTS, 5-12% SLOPES
URBAN LAND
WATER
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INTRODUCTION 

This is a request to change the zoning district from Agriculture (AG) to P2 (Park District / Active) and the 
existing future land use from AG to Conservation/Recreation. 
 
Parcel Identification Number 

The parcel identification number for the subject property is:  07-1N-27-0000-00109-0000. 
 
Location 

The subject property is located on the west side of Persimmon Hollow Road south of Welcome Road in 
Santa Rosa County (see attachment A-1 for vicinity map). 
 
Acreage 

The subject property includes 230.10 acres. 
 
Uses 

AG: Purpose.  This district is designed to provide suitable areas for low density residential 
development. This district will be characterized by a single-family detached structure and such 
other structures as are accessory thereto. This district also may include, as specifically provided 
for in these regulations conditional uses for community facilities and utilities which service 
specifically the residents of this district, or which are benefited by and compatible with a rural 
residential and farming environment. Such facilities should be accessibly located and 
appropriately situated in order to satisfy special requirements of the respective community 
facilities.   

   
It is the express purpose of this Section to exclude from this district all buildings or other 
structures and uses having commercial characteristics, whether operated for profit or otherwise, 
except those home occupations and conditional uses specifically provided for in this ordinance 
and the commercial activities associated with the farming environment. 
 
Permitted principal uses.  In this district as a permitted use a building or premises may be used 
only for the following purposes: Detached single-family residential structures and mobile homes. 
Accessory structures and facilities and uses customarily found on farms and used expressly for 
activities conducted in connection with farming operations, commercial and non-commercial 
agriculture, poultry, horse and livestock raising, provided all buildings for such accessory uses 
meet setback requirements for primary buildings.  
 
Density.  For residential development, property may be developed at the option of the owner, to a 
maximum of one (1) dwelling unit per one (1) acre.  
 
230.10 acres x 1 unit per acre = 230 single-family detached dwelling units. 
 
 
 



BAY POINTE HOMES CORP PROPERTY 
Future Land Use Amendment 

Page 2 of 4 
Garrett Consulting Services, Inc.                                                                     8.24.2007 

C/R: Purpose.  Intent and purpose of district. The Conservation/Recreation District is intended to 
preserve and maintain the land within this district for outdoor recreational uses and open space. 
These lands shall also include wetlands and environmentally sensitive areas of the beach. 

 
  Permitted uses. 

1.   Bird and wildlife sanctuaries. 
2.   Public utilities and service structures allowed in other districts. 
3.   Parks and greenbelt areas. 
4.   Public parking. 
5.   Beach access boardwalks. 
6.   Picnic areas. 
7.   Boat launching areas. 
8.   Public restrooms. 
9.   Commercial activities for use of public utilizing the site. 

         

TRAFFIC 

This traffic analysis is being presented to ensure that adequate roadway facilities are available now and 
through the planning timeframe for the maximum allowable use.  The traffic analysis adheres to Chapter 
5.06 of the Santa Rosa County Land Development Code. 
 
Trip Generation 

Trip generation will be calculated based on single-family detached housing and campground/recreational 
vehicle park land uses from the 7th edition of Trip Generation by ITE.   
 
  Single Family 
 
  ITE Code 210:  Single-Family Detached Housing 
    Fitted Curve Equation (p. 269) 
    Ln(T) = 0.92 Ln(X) + 2.71 
     AG: 230 units = 2,237 weekday enter/exit trips 
     50% entering / 50% exiting 
       
 
  RV Park 
 
  ITE Code 416:  Campground/Recreational Vehicle Park 
    Average Rate (p. 672) = 0.37 
    160 camp sites x 0.37 average rate = 59 
     C/R: 160 sites = 59 p.m. peak hour enter/exit trips 
     69% entering / 31% exiting 
 

Assumption:  Since ITE does not have data for a RV Park during the 
weekday, the p.m. peak hour is estimated to be 10% of the daily using 
single-family as a guide (1.01 / 9.57 = 10.6%).  Therefore, 59 / 0.10 = 590 
weekday enter / exit trips (50% entering / 50% exiting). 
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Area of Influence 

According to Santa Rosa County Land Development Code Section 5.06.03 A & B [Area of impact of 
residential land use], development impact on the roadway system shall be evaluated as follows:  
 

A. From the development to points of ingress/egress to collector or arterial roadways 
 serving the development to roadway segments within the area of impact defined in 
 Section 5.06.03 B.  
 
B. Area of Impact to be Analyzed, less than 500 new daily trips:  One mile or to all 
 roadway links where project trips are equal to or greater than 1% of the generalized 
 LOS maximum allowable volume for the roadway at the adopted LOS Standard 
 whichever is greater. 

 

Impacted Roadway Segments 
Table 1 below summarizes the potentially impacted roadway segments for the maximum allowable units 
for the identified area of influence.  The information (segment #, on street, from/to, and service volume) in 
Table 1 was obtained from the Santa Rosa County Road Segment Data report.  Project trips were 
determined by conducting trip distribution based on existing traffic counts (see attachments A-2 thru A-5 
for trip distribution data). 
 

TABLE 1 – Impacted Roadway Segments 

Seg 
# On Street From/To 

Service 
Volume 

1% of 
Service 
Volume 

C/R 
Project 
Trips 

(A-3&4) 

C/R 
Project 
Trips 

> 1%? 

C/R 
Project 
Trips 
within 
1 mi? 

4 I-10 SR 281 to SR 87 46,900 469 165 No Yes 
5 I-10 SR 87 to Okaloosa Co Line 32,300 323 189 No Yes 

14* US 90 Airport Rd to SR 87S 940 9.4 4 No Yes 
15* US 90 SR 87S to Okaloosa Co Line 690 6.9 3 No Yes 
28 RS 87S  US 98 to Eglin AFB south boundary 35,700 357 118 No No 
29 SR 87S Eglin AFB south boundary to US 90 34,700 347 472 Yes Yes 

   * p.m. peak hour peak direction 
 

Current Level of Service 

Table 2 illustrates the baseline conditions for each of the potentially impacted roadway segments for the 
maximum allowable units.  As the table shows, there is an adequate service volume for each of the 
roadway segments.  

 
TABLE 2 – Current Level of Service 

Seg 
# On Street From/To 

 
Existing 
Traffic 

Comm 
Trips 

C/R 
Project 
Trips 

(A-3&4) 
Total 
Trips 

Service 
Volume 

Seg 
OK? 

4 I-10 SR 281 to SR 87 26,000 2,153 165 28,318 46,900 Yes 
5 I-10 SR 87 to Okaloosa Co Line 25,500 729 189 26,418 32,300 Yes 

14* US 90 Airport Rd to SR 87S 469 111 4 584 940 Yes 
15* US 90 SR 87S to Okaloosa Co Line 208 143 3 354 690 Yes 
29 SR 87S Eglins AFB south boundary to US 90 7,450 2,677 472 10,599 34,700 Yes 
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Projected Level of Service 

Table 3 summarizes the projected roadway impact conditions for 2010 and 2020.  The information (the 
adopted LOS standard, 2010 AADT, and 2020 AADT) in Table 3 was obtained from the Santa Rosa 
County Comprehensive Plan: Transportation Element Foundation Documentation, Table 4-1A. 
Adjusted AADTs were calculated by adding the net trips to the 2010 AADT and the 2020 AADT and 
rounding to the nearest 100.  For example, segment # 4:  36,400 – 551 net trips = 35,849 rounded to 
35,900 for 2010 and 47,500 – 551 net trips = 46,949 rounded to 47,000 for 2020.   
 
Net trips are being used to project the level of service since the trips allowed for future land use AG would 
have already been factored into the existing 2010 and 2020 projections.  The 2010 and 2020 projections 
are being adjusted to reflect the additional (net) impact of the change from AG to 
Conservation/Recreation.  In this case, the requested future land use is less intense than the existing 
future land use.  Therefore, the adjusted AADTs are less. 
 

TABLE 3 – Projected Level of Service 

Seg 
# On Street 

Adopted 
LOS Std. 
/ (Max. 

Serv Vol) 
2010 
AADT 

/ (LOS) 
2020 
AADT 

/ (LOS) 

C/R 
Daily 
Trips 

(A-3&4) 

AG 
Daily 
Trips 
(A-5) 

Net 
Daily 
Trips 

Adjusted 
2010 
AADT 

/ (LOS) 

Adjusted 
2020 
AADT 

/ (LOS) 
4 I-10 C / (52,500) 36,400 / (B) 47,500 / (C) 165 716 -551 35,900 / (B) 47,000 / (C) 
5 I-10 B / (53,500) 25,900 / (B) 33,000 / (B) 189 806 -617 25,300 / (B) 32,400 / (B) 

14 US 90 D / (15,500) 11,900 / (C) 14,800 / (D) 41 291 -250 11,700 / (C) 14,600 / (D) 
15 US 90 D / (13,800) 4,000 / (B) 5,000 / (B) 77 156 -79 3,900 / (B)  4,900 / (B) 
29 SR 87S C / (32,800) 9,000 / (B) 11,300 / (B) 472 1,790 -1,318 7,700 / (B) 10,000 / (B) 

 
As Table 3 illustrates, there is available capacity for each of the roadway segments through the 
planning timeframe. 
 
CONCLUSION 
The maximum allowable use for the proposed future land use will not exceed the adopted level of service 
of the potentially impacted roadway segments now or through the planning timeframe.  The proposed 
future land use will generate less trips than the existing future land use. 



 Copyright © 1988-2003 Microsoft Corp. and/or its suppliers. All rights reserved.  http://www.microsoft.com/streets
 © Copyright 2002 by Geographic Data Technology, Inc. All rights reserved. © 2002 Navigation Technologies. All rights reserved. This data includes information taken with permission from Canadian authorities © 1991-2002 Government of Canada (Statistics 
 Canada and/or Geomatics Canada), all rights reserved.
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BAY POINTE HOMES CORP FLU
Traffic Split Percentages

I-10 & US 90 comparison for access split
FDOT Weekday Weekday Weekday pm ph pm ph pm ph

2006 Count Traffic % of % Traffic % of %
Station # Count total rounded Count total rounded

I-10 2005 w 24,500 33%  1,692 31%  
I-10 2007 e 25,500 35%  1,783 32%  

SR 87 0271 s 8,100 11% 80% 693 13% 75%
90 0018 e 5,300 7% 453 8%
90 0019 w 10,300 14% 20% 881 16% 25%

Total 73,700 100% 100% 5,502 100% 100%

US 90 split
FDOT Weekday Weekday Weekday pm ph pm ph pm ph

2006 Count Traffic % of % Traffic % of %
Station # Count total rounded Count total rounded

US 90 0018 e 5,300 34% 35% 453 34% 35%
US 90 0019 w 10,300 66% 65% 881 66% 65%

Total 15,600 100% 100% 1,334 100% 100%

I-10 & SR 87 split
FDOT Weekday Weekday Weekday

2006 Count Traffic % of %
Station # Count total rounded

I-10 2005 w 24,500 42% 40% 35%
I-10 2007 e 25,500 44% 45% 40%

SR 87 0271 s 8,100 14% 15% 25%
Total 58,100 100% 100%

Estimated an increase of 10% on SR 87 since there is a campground
near the end of SR 87 on US 98 (Navarre Beach Campground).

Garrett Consulting Services, Inc. A-2  8.24.2007
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C/R weekday trip distribution

estimate more RVers
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C/R p.m. peak hour trip distribution

estimate more RVers
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BAY POINTE HOMES CORP PROPERTY FLU
AG weekday trip distribution
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